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VALUATION REPORT SPECIFICATIONS
MAINE DEPARTMENT OF TRANSPORTATION
1.

Basic Format. The report shall be bound in the left margin book fashion, with a
durable cover. The binding must allow easy removal of the pages. The cover shall
be labeled to identify the project number and the city or town in which the project is
located. All pages shall be numbered consecutively and indicate the project
number. More than one appraisal may be included in one volume. In cases where a
large number of appraisals are submitted, the reports should be broken into two or
more volumes. One original volume and one duplicate volume, each containing
original signatures and photographs shall be furnished.

2.

Date(s) of Inspection and Owner Contacts. Indicate all dates the property was
inspected for purposes of making the appraisals. The Appraiser shall contact the
owner or a designated representative and advise of the requirements under 23
MRSA §153-B(2) / 49 CFR§24.102(c)(1). The appraiser must give the owner or the
owner's representative an opportunity to accompany the appraiser on the inspection
of the property. Such contacts shall be noted on the Summary of Damage Page in
the appraisal report. Indicate the name of the person, date contacted, his identity
and connection with the property.

3.

Presentation of Material. The following is a guide to the minimum information
required in the report. All reports must conform to Title III of the Uniform Act along
with appropriate Federal and State regulations. Valuation may not include any
payment of relocation assistance benefits or consider that such relocation payments
will be made. Reports shall follow this format.

Part I – Preface
(Except for Waiver Valuation)
1.

Title page.

2.

Letter of Transmittal.

3.

Table of Contents.

4.

Project Location Map

5.

Qualifications.

6.

Underlying Assumptions and Limiting Conditions.

7.

References: List of the source reference of all data incorporated in the report; i.e.
records, documents, names and identification of contractors, city and town officials,
and other individuals from whom information was obtained.

8.

Purpose and Scope of Appraisal, and Value to be Estimated in Fee Simple.

9.

Definition of Market Value

10.

Jurisdictional Exception Rule

11.

Area and Neighborhood Analysis: The Appraiser should discuss and/or analyze
such topics as utilities, zoning, types of properties, availability of land, transportation,
desirability, trends, probability of future changes, etc.
Part II - Description, Analysis and Conclusion
Photographs: All subject properties, comparable sales, and lease data used in the
report shall be illustrated with photographs. Photographs shall show all principal
features affecting value. Each photograph shall, as a minimum, be identified with
the following descriptive information:
Subject

Sale

Lease

Project No.:
Town:
Parcel No.:
Owner:
Location:
Looking:
From:
By:
Date:

Project No.:
Town:
Sale No.:
Grantor:
Grantee:
Location:
Looking:
By:
Date:

Project No.:
Town:
Lease No.:
Lessor:
Lessee:
Location:
Looking:
By:
Date:

WAIVER VALUATION
A Waiver Valuation may be used when:
Takings are uncomplicated and involve only vacant land or land with minor
improvements,
Adequate market data is available,
There are no special benefits or severance damages accruing to the remainder
property,
Minor replacement or re-establishment items are measurable by the "cost to cure",
Damages are expected to be $10,000 or less.
One of the following formats should be followed, and the following information must
be included for each type of report.
Spreadsheet Format:
1.

Photographs of subject property with particular emphasis on the portion being
acquired. Subject photos can be in digital format and printed up to 4 per page.

2

R/W and/or aerial photos shall be included in the Addenda, if available. If not
available, a plot plan should be submitted showing the entire property, the area
before, the part taken and the area of the remainder.

3.

Each page of the Waiver spreadsheet should have the following information
Project number and PIN.
Town or city.

4.

Waiver Valuation Spreadsheets should be formatted as follows:
HEADER
Parcel Item #
Owner Name as shown on ROW Plans
Total Land Area
Drainage Easement Areas # and Area
Slope Easement Areas # and Area
Grading Right Areas # and Area
TCE’s # and Area
Const & Maint. Ease # and area
Site Improvements
Buildings
Cost to Cure
Remaining Area
Total Compensation

5

Each parcel or Item will be developed in a three line block on the spreadsheet as
follows:
Line 1: Owners Name takings numbers and square footage improvements before
and after sizes
Line 2: Damage allocations for each item of taking
Line 3: Total Damages.

6.

Important Dates: The report must show the:
Plan approval date:
Worksheet date:
Revision date:

7.

Signatures required: The person performing the waiver valuation shall sign the
submittal and the Program Real Estate Manager will initial approvals in for each
individual valuation.

Worksheet Format:
1.

Photographs of subject property with particular emphasis on the portion being
acquired. Subject photos can be in digital format and printed up to 4 per page.

2

R/W and/or aerial photos shall be included in the Addenda, if available. If not
available, a plot plan should be submitted showing the entire property, the area
before, the part taken and the area of the remainder.

3.

Project number and PIN.

4.

Town or city.

5.

Parcel number.

6.

Owner's name.

7.

Owner’s mailing address.

8.

Property location

9.

Area before

10.

Zoning

11.

Present use

12.

Tax map and lot.

13.

Highest and best use before and after.

14.

Effects of acquisition and construction. A brief description of the proposed
acquisition and construction must be presented.

15.

Sales relied on.

16.

Value Justification. The value of the land taken as unimproved must be first
estimated. The estimated contributory value of any land improvements and
easements to be acquired will be shown separately.

17.

Important Dates: The report must show the:

Plan approval date:
Worksheet date:
Revision date:
18.

The person performing the waiver valuation shall sign the submittal and the Senior
Property Officer will initial approvals in for each individual valuation.

19.

An array of comparable sales data is required and may be presented in spreadsheet
format that provides a summary of salient features of the sale. The summary
should include at minimum date of sale, size selling price, location, frontage highest
and best use. Other items may be included as needed to address the appraisal
problem. Data can be compiled form multiple listing services, comp books, town
offices or MaineDOT files. If there is an adequate amount of sales data to support
the value conclusion, sales do not need to be verified for waiver valuations.

VALUE FINDING APPRAISAL
A Value Finding Appraisal may be used when:
Present use is highest and best use,
Highest and best use is the same before and after,
Takings are uncomplicated and adequate market data is available,
There are no special benefits, or severance damages accruing to the remainder
property,
Minor replacement or re-establishment items are measurable by the "cost to cure",
Damages are expected to be $10,000 or less.
Examples of "cost-to-cure" items might be: reconnected piping, replacing septic
systems, replacing walks, steps or drives, moving fencing, etc.
The following basic format should be followed, and the following information must be
included in this type of report.
1.

Photographs of subject property with particular emphasis on the portion being
acquired. Subject photos can be in digital format and printed up to 4 per page.

2.

R/W and/or aerial photos shall be included in the Addenda, if available. If not
available, a plot plan should be submitted showing the entire property, the area
before, the part taken and the area of the remainder.

3.

Project number (on each page of the parcel's appraisal)

4.

County and town or city (on each page of the parcel's appraisal)

5.

Parcel number (on each page of the parcel's appraisal)

6.

Owner's name (on each page of the parcel's appraisal)

7.

Owner’s mailing address.

8.

Purpose and Scope of Appraisal, value to be estimated, statement of assumptions
and limiting conditions, and neighborhood analysis must be referenced as being in
the Preface of the report.

9.

Property location

10.

Zoning

11.

Area before

12.

Area taken (State the taking in "fee simple".) and other rights taken.

13.

Area after

14.

Present use

15.

Tax map and lot

16.

Highest and best use before and after.

17.

Easements and rights being acquired (state the type, locations, and areas)

18.

Five-year title information
From
Consideration

To

Date
Book
(*Verified-Indicated)

Page_______

* Whenever possible, the sale price should be verified and the information shown
with whom and when. If not verified, an indication shall be made that the sale price
was not verified.
19.

Description of Property Before: A concise description of the entire property
including: type of land, topography, utilities, land improvements, unusual features,
brief description of all buildings and other major improvements.
The Appraiser must state what effect the taking will have on the remaining property,
if any. If there is no severance damage or special benefit to the remainder, this fact
must be stated.
If minor replacement or re-establishment items are involved, the Appraiser must
describe what they are and must justify his cost-to-cure estimates.

20.

Value Justification
The Appraiser shall first estimate the value of the land taken as unimproved. The
estimated contributory value of any land improvements and easements to be
acquired will be shown separately.

21.

Final Estimate and Summary of Estimate of Damages
Land (SF, Acre) as Unimproved
Land Improvements (lawn, trees, etc.)
Values of Buildings, Signs, fencing, etc. (each separately)
Cost-to-Cure Items (each separately)
Easement Rights (each separately)
Stumpage in Old R/W of an easement highway

$____________
$____________
$____________
$____________
$____________
$____________

Total

$____________

The appraiser must indicate separately the dollar amount of any salvageable item
acquired.
In the event the appraised damages are less that the minimum payment, the
appraiser will state that compensation is based on MDOT’s minimum payment
policy.
22.

Important Dates

Following the final estimate of damages, the appraisal must show the following
dates:
Date of Inspection of the Property
Date Owner Contacted and advised of 23 MRSA §153-B(2) and 49 CFR §
24.102(c)(1)
Date Value Applies
Date the Report is Signed by the Appraiser
23.

Personal vs. Real Property
On a separate page, the Appraiser must indicate which items, fixtures,
appurtenances, etc. were considered real estate and included in the appraisal and
which were considered as personalty. An example follows:
Real Estate
Personalty
Land
Yard light @ Sta.
Main House
Storage Shed

24.

Certification
The attached "Certificate of Appraiser" shall be made part of each appraisal and
should be located at the end of the individual report.

Value Finding Appraisal

CERTIFICATE OF APPRAISER
Town _______________________________ Parcel No. ________________County _________________
Owner ______________________________
Federal Project No. ___________________PIN: ______________
I hereby certify:
That I personally made a field inspection of the property herein appraised, and I have afforded the owner or a designated
representative the opportunity to accompany me on this inspection. I have also personally made a field inspection of the
comparable sales relied upon in making said appraisal. The property being appraised and the comparable sales relied
upon in making this appraisal were as represented in the appraisal or in the data book or report which supplements said
appraisal.
That to the best of my knowledge and belief, the statements contained in the appraisal herein set forth are true, and the
information, upon which the opinions expressed therein are based, is correct; subject to the limiting conditions therein set
forth.
That I understand that such appraisal may be used in connection with the acquisition of real property interests for a
project utilizing State of Maine and/or U. S. Department of Transportation funds.
That such appraisal has been made in conformity with the appropriate State laws, regulations, and policies and
procedures applicable to appraisal of real property interests for such purposes; and that to the best of my knowledge no
portion of the value assigned to such property consists of items that are noncompensable under appropriate established
law.
This assignment is prepared in accordance with Title 49 Code of Federal Regulations Part 24. It is a limited appraisal
assignment that calls for less than what would otherwise be required by the specific guidelines of the Uniform Standards
of Professional Appraisal Practice (USPAP).
That neither my employment nor my compensation for making this appraisal and report are in any way contingent upon
the values reported herein.
That I have no direct or indirect present or contemplated future personal interest in such property or in any benefit from
the acquisition of such property appraised.
That any decrease or increase in the market value of the real property prior to the date of valuation caused by the public
improvement for which this property is acquired or by the likelihood that this property would be acquired for such
improvement, other than that due to physical deterioration within the reasonable control of the owner(s), was disregarded
in determining the compensation for this property.
That I have not given consideration to, nor included in this appraisal, any allowance for relocation assistance benefits.
That I have not revealed the findings and results of such appraisal to anyone other than the proper officials of the Maine
Department of Transportation or officials of the U. S. Department of Transportation, and I will not do so until so authorized
by said State officials, or until I am required to do so by due process of law, or until I am released from this obligation by
having publicly testified as to such findings.
That my opinion of the fair market value of the property interests to be acquired as of the
day of
200_,
is $
, based upon my independent appraisal and the exercise of my professional judgment and if
applicable, MDOT minimum payment policy.

_________________
Date

_______________________________________
Signature

SHORT FORM APPRAISAL
(Part Taken Only)
A Short Form Appraisal may be used when:
Present use is highest and best use,
Highest and best use is the same before and after,
Takings are uncomplicated and adequate market data is available,
There are no special benefits, or severance damages accruing to the remainder
property,
Minor replacement or re-establishment items are measurable by the “cost to cure”.
Examples of “cost-to-cure” items might be: reconnected piping, replacing septic
systems, replacing walks, steps or drives, moving fencing, etc.
Examples of uncomplicated takings might be whole takings of residential properties,
unimproved lots, strip taking not involving severance damages or benefits, but
including minor structures, signs or other land improvements.
The following basic format should be followed, and the following information must be
included in this type of appraisal.
1.

Photographs of subject property with particular emphasis on the portion being
acquired. Subject photos can be in digital format and printed up to 4 per page.

2.

R/W and/or aerial photos shall be included in the Addenda, if available. If not
available, a plot plan should be submitted showing the entire property, the area
before, the part taken and the area of the remainder.

3.

Sketches: In the case of a complete taking or a partial taking involving structures,
sketches showing size of building(s) from actual measurements by the Appraiser,
height of building(s), and floor plans should be included.

4.

Project number (on each page of the parcel’s appraisal)

5.

County and town or city (on each page of the parcel’s appraisal)

6.

Parcel number (on each page of the parcel’s appraisal)

7.

Owner’s name (on each page of the parcel’s appraisal)

8.

Owner’s mailing address.

9.

Purpose and Scope of Appraisal, value to be estimated, statement of assumptions
and limiting conditions, and neighborhood analysis must be referenced as being in
the Preface of the report.

10.

Property location

11.

Zoning

12.

Area before

13.

Area taken (State the taking in “fee simple”.)

14.

Area after

15.

Present use

16.

Tax map and lot

17.

Highest and Best Use Before

18.

Highest and Best Use After. If different from present use, make an explanation
supporting the change.

19.

Easements and rights being acquired (state the type, locations, and areas)

20.

Five-year title information
From
Consideration

To

Date
Book
(*Verified-Indicated)

Page_______

* Whenever possible, the sale price should be verified and the information shown
with whom and when. If not verified, an indication shall be made that the sale price
was not verified.
21.

Description of property before and after: A concise narrative description of the entire
property including: type of land, topography, utilities, land improvements, unusual
features, brief description of all buildings and other major improvements.

22.

Description of part taken and effect on remainder: The Appraiser shall state the
nature of the part taken. The take shall be accurately described including any
acquired land improvements such as lawns, drives, trees, wells, etc. If there are any
buildings, signs or other structures being acquired, a thorough description of these
items must be included. This description must include items such as size, number of
rooms and baths, exterior features, foundation data, interior features, type of
heating, condition, etc. This description should be similar to the one that would
appear in a “Detailed Narrative Appraisal”. Also, a narrative discussion of all
applicable forms of depreciation shall be included.
In the case of a partial take, the Appraiser must state what effect the taking will have
on the remaining property, if any. If there is no severance damage or special benefit
to the remainder, this fact must be stated.
If minor replacement or re-establishment items are involved, the Appraiser must
describe what they are and must justify his cost-to-cure estimates.

23.

Construction Details: In the case of a partial taking, a brief description of the
proposed construction details must be presented. Such items to be included would
be the grade changes, proposed entrances, drainage features or other construction
details which may be pertinent to the property.

24.

Value Justification
A.

B.

25.

In the case of a partial acquisition, which may or may not include minor
structures, signs or other land improvements, the Appraiser shall first
estimate the value of the land taken as unimproved. The estimated
contributory value of any land improvements acquired will be shown
separately as indicated under Paragraph V.
1.

Where there is not a substantial value difference on a unit basis
between the sales and the estimated value of the subject as
unimproved, the Appraiser shall show the sales used, their unit price,
and include a brief narrative discussion of the differences considered
such as time, Location, topography, etc. If the sales are sufficiently
comparable so as to require no major adjustments, a statement to this
effect should be included.

2.

If a substantial value difference exists between the sale on a unit basis
and the estimated value of the subject as unimproved, it will be
necessary to include a comparison chart which shows the important
categories of consideration and the adjustments either dollar or
percentage-wise together with a narrative explanation of each
adjustment.

In the case of a complete taking or a partial taking involving major structures,
the justification for the value estimate must be a market approach showing a
direct comparison of pertinent comparable sales to the subject. Important
differences shall be weighed and comparisons made either percentage-wise
or in dollar amounts. Each adjustment must be clearly stated and narratively
explained.

Final Estimate and Summary of Estimate of Damages
Land (SF, Acre) as Unimproved
Land Improvements (lawn, trees, etc.)
Values of Buildings, Signs, fencing, etc. (each separately)
Cost-to-Cure Items (each separately)
Easement Rights (each separately)
Stumpage in Old R/W of an easement highway

$____________
$____________
$____________
$____________
$____________
$____________

Total

$____________

The appraiser must indicate separately the dollar amount of any salvageable item
acquired.
26.

Important Dates
Following the final estimate of damages, the appraisal must show the following
dates:
Date of Inspection of the Property

Date Owner Contacted and advised of 23 MRSA §153-B(2) and 49 CFR §
24.102(c)(1)
Date Value Applies
Date the Report is Signed by the Appraiser
27.

Personal vs. Real Property
On a separate page, the Appraiser must indicate which items, fixtures,
appurtenances, etc. were considered real estate and included in the appraisal and
which were considered as personalty. An example follows:
Real Estate
Personalty
Land
Yard light @ Sta.
Main House
Storage Shed

28.

Certification
The attached "Certificate of Appraiser" shall be made part of each appraisal and
should be located at the end of the individual report.

Short Form Appraisal

CERTIFICATE OF APPRAISER
Town _______________________________ Parcel No. ________________County _________________
Owner ______________________________
Federal Project No. ___________________PIN: ______________
I hereby certify:
That I personally made a field inspection of the property herein appraised, and I have afforded the owner or a designated
representative the opportunity to accompany me on this inspection. I have also personally made a field inspection of the
comparable sales relied upon in making said appraisal. The property being appraised and the comparable sales relied
upon in making this appraisal were as represented in the appraisal or in the data book or report which supplements said
appraisal.
That to the best of my knowledge and belief, the statements contained in the appraisal herein set forth are true, and the
information, upon which the opinions expressed therein are based, is correct; subject to the limiting conditions therein set
forth.
That I understand that such appraisal may be used in connection with the acquisition of real property interests for a
project utilizing State of Maine and/or U. S. Department of Transportation funds.
That such appraisal has been made in conformity with the appropriate State laws, regulations, and policies and
procedures applicable to appraisal of real property interests for such purposes; and that to the best of my knowledge no
portion of the value assigned to such property consists of items that are noncompensable under appropriate established
law.
This assignment is prepared in accordance with Title 49 Code of Federal Regulations Part 24. It is a limited appraisal
assignment that calls for less than what would otherwise be required by the specific guidelines of the Uniform Standards
of Professional Appraisal Practice (USPAP).
That neither my employment nor my compensation for making this appraisal and report are in any way contingent upon
the values reported herein.
That I have no direct or indirect present or contemplated future personal interest in such property or in any benefit from
the acquisition of such property appraised.
That any decrease or increase in the market value of the real property prior to the date of valuation caused by the public
improvement for which this property is acquired or by the likelihood that this property would be acquired for such
improvement, other than that due to physical deterioration within the reasonable control of the owner(s), was disregarded
in determining the compensation for this property.
That I have not given consideration to, nor included in this appraisal, any allowance for relocation assistance benefits.
That I have not revealed the findings and results of such appraisal to anyone other than the proper officials of the Maine
Department of Transportation or officials of the U. S. Department of Transportation, and I will not do so until so authorized
by said State officials, or until I am required to do so by due process of law, or until I am released from this obligation by
having publicly testified as to such findings.
That my opinion of the fair market value of the property interests to be acquired as of the
day of
is $
, based upon my independent appraisal and the exercise of my professional judgment.

_________________
Date

2004,

_______________________________________
Signature

DETAILED NARRATIVE APPRAISAL

A Detailed Appraisal should be used when:
A complicated valuation problem is involved,
A complex specialty report is needed,
The highest and best use is different from existing use,
Damages, other than cost-to-cure, are more than nominal,
Decreases or increases in market value due to the proposed improvements are
involved,
Market data for a sales comparison approach is inadequate and consideration must
be given to the cost and/or income approaches, as appropriate,
Value Finding Appraisal or Short Form Appraisal formats are unsuitable for any
reason,
The possibly of Superior Court proceedings is high.
Detailed Appraisal Reports must contain and/or address the provisions of 49 CFR 24
and follow USPAP Standards.
The following basic format should be followed, and the following information must be
included in this type of appraisal.
1.

Photographs of subject property that show all principal features affecting value.
Subject photos can be in digital format and printed up to 4 per page.

2.

The project number, parcel number, town and owner's name shall appear on each
page of each appraisal report.

3.

Owner’s mailing address.

4.

Tax map and lot.

5.

Location of Property: A suitable location description shall be stated: street address
or other means of locating the property.

6.

Present use or uses shall be stated, such as residential, agricultural, etc.

7.

Highest, Best, and Most Profitable Use
A. The highest and best use of the property at the date of appraisal.
B. The highest and best use of the property remaining after the taking.
Note: If other than present use, an explanation and justification for
the change is necessary.

8.

Purpose and Scope of appraisal, value to be estimated, statement of assumptions
and limiting conditions, and neighborhood analysis. All must be referenced in the
Preface of the report.

9.

10.

Property Data. Under this heading include a narrative description of the land and all
improvements and a thorough description of all buildings considered in the
appraisal.
A.

Plans: Right-of-Way and/or aerial photos shall be included in the Addenda. If
not available, a plot plan should be submitted showing the entire property, the
area before, the part taken and the area of the remainder.

B.

Zoning: State the zoning for the subject property. Furnish zoning map and
ordinance addenda, if available.

C.

Five-Year History of Conveyance: The Appraiser shall indicate whether any
conveyance of the subject property have occurred in the five years
immediately preceding the date of the appraisal. Show the parties to the
transaction, date of purchase and/or conveyance, book and page, and,
wherever possible, the verified purchase price, indicating the monetary
consideration, and any special circumstances. If the property has not been
conveyed during this period, such fact shall be noted in the appraisal.

D.

A description of land as it exists, including access, dimensions, areas,
improvements, types of soil, topography, existing easements, rights of way,
leases, permits, drainage, and all other characteristics that affect the value as
a whole before the taking.

E.

Description of improvements shall include a summary of the current observed
physical deterioration of the buildings, functional obsolescence, and a brief
description of causes of economic obsolescence, if any. A statement noting
the actual age and the estimated remaining life of each structure shall be
included. The Appraiser shall also note his opinion of the quality of
construction on each building.

F.

Description of Part Taken and Effect on Remainder: A separate description
shall be given of the part taken, including structures and all other
improvements, and the effect on the remainder. The appraisal shall state the
area of land taken in fee simple, the areas of any proposed easements and/or
rights, the amount severed and the effect, if any, on the remainder. The
remainder shall be adequately described. Any assumptions or conditions
taken into consideration for an individual property or parcel due to the taking
and construction of the project, such as a slope easement, drainage
easement or control of access shall be fully stated.

G.

Construction Details: In the case of a partial take, a brief description of the
proposed construction details must be presented. Such items to be included
are grade changes, proposed entrance, drainage features, and other
construction details which may be pertinent to the property.

H.

Sketches showing size of building(s) from actual measurements by the
Appraiser, height of building(s) including, where applicable, floor plans
showing room layout and dimensions.

Land Value: All values for land must contain one of the following:

Front foot with estimated dollar value per front foot; or
Square foot with estimated dollar value per square foot; or
Acreage values noting the estimated value per acre.
All land values should be supported by sales.
All site improvements shall be listed and their total contributory value stated.
11.

12.

Cost Approach (when applicable)
A.

Reproduction cost new of buildings. The cost data used by the Appraiser
must be verified in the area and include documentation as to with whom and
when the verification was made.

B.

Estimate accrued depreciation for all categories. Estimates shall be
supported by a narrative explanation of the causes of the separate categories
of depreciation.

C.

Land value, as improved, shall be added to the depreciated value (estimated
cost new less depreciation) of the buildings.

D.

All pertinent calculations must be shown.

Income Approach (when applicable)
The following should be included under this approach, explained and supported in
the local market and by other acceptable sources.
A.
B.
C.
D.

E.
F.
G.
H.
I.

Estimated gross income
Vacancy and/or rent loss
Effective gross income
Expenses (categorized)
1.
Fixed charges
2.
Operating costs
3.
Reserve for replacement
Net income
Selection of a capitalization rate
Capitalization technique used
Economic rent shall be supported by pertinent data and narratively explained.
Lease description
The following items are the minimum required when applicable:
1.
Project and town on all pages
2.
Photographs
3.
Location, town, zoning, tax map #, lot #
4.
Type of property leased
5.
Lessor and lessee
6.
Book, page, lease date, duration, terms
7.
Renewal option, purchase option
8.
Leased areas with sketch showing:
Land dimensions and area leased
Parking area

9.

13.

Building dimensions and area leased
Obligations of lessor and lessee:
Water, sewer, electricity, heating, real estate tax, rubbish and snow
removal, maintenance, repairs, renovation, redecorating, remodeling,
percent of increase over base, and any escalation clauses.

Market Approach (when applicable)
A.

This shall be the Appraiser's opinion of value and must be supported by
comparable or similar sales. All pertinent recent sales shall be listed and
reflected in this valuation, or their omission explained. Important differences
shall be weighed and direct comparisons made to the subject either by
percentage or in dollar amounts; each adjustment being clearly identified and
narratively explained in relation to the subject valuation.

14.

If any approach to value is not used, the Appraiser must explain why the approach
was omitted or is not applicable.

15.

Partial Takings/Severance Damage: In the case of a partial take, the Appraiser
must state what effect the taking will have on the remaining property, if any. If there
is no severance damage or special benefit to the remainder, this fact must be stated.
If there is any severance damage to the remaining property, it must be justified in the
appraisal report. This typically requires a "before and after" approach. Cost-to-cure
may be used in appropriate situations.

16.

Special Benefits: The Appraiser must fully understand the Maine State Law (Title
23, Sections 154 & 154F) regarding general and special benefits and carefully
consider any special benefits which may result from the proposed highway
construction. When special benefits are used to offset severance damages, the
Appraiser must document his reasoning.

17.

After Value: Support for the after value appraisal shall be equivalent to the appraisal
of the before situation. After value support items include the following:
A.

Sales comparable to the remainder,

B.

Sales of comparable properties from which there have been similar
acquisitions of taking of like usages,

C.

Development of an income analysis on remainder properties, showing the
economic loss or gain resulting from similar acquisitions or takings for like
usages,

D.

Indications from severance damage studies as related to similar takings,

E.

Public sales of comparable lands by the State or other public agencies,

F.

In the event the data described in (A) through (E) above is not available or
applicable, the Appraiser shall so state and explain. In such instances the
Appraiser must fully explain the reasoning for the after-value estimate.

18.

Salvage Value: A salvage value shall be listed for any item considered real property
and acquired as part of the taking, with the exception of buildings. A salvage value
shall not be assigned to buildings unless requested.

19.

Correlation: Correlation of the three approaches should state the reasoning behind
the weight assigned to each approach. This applies to both the before and after
values. A separate estimate of value, and the valuation date shall be stated for each
parcel, even if the parcel is one of a number of parcels under a single ownership.

20.

The Appraiser must make a reasonable allocation of the before value and the after
value as to the contributory value of land, buildings, and land improvements.

21.

Summary of Damages: On each appraisal, a Summary of Damages shall be listed
after the final estimate of damage assigning an amount as follows, where applicable:
A.
Land
B.
Land improvements (lawn, trees, paving, etc.)
C.
Buildings
D.
Fencing
E.
Signs (each separately)
F.
Easements, rights (each separately)
G.
Stumpage in the old R/W of an easement highway
H.
Severance damage
I.
Special benefits

22.

Fencing, line trees.

23.

A.

In all cases when fencing is taken and is not to be replaced by the MDOT, the
estimated contributory value of the taken fencing shall be stated and a
salvage value, if any assigned. If the fencing is to be replaced by the MDOT,
usually no damages can be assessed for the fencing being acquired. If there
are any unusual circumstances, contact the Real Property Services Manager.

B.

Any line trees on an easement highway shall be considered as being in the
taking area. This applies to line trees on the old R/W line as well as the line
trees on the new R/W line.

Real vs. Personal Property:
On a separate page, the Appraiser must indicate which items, fixtures,
appurtenances, etc. were considered real estate and included in the appraisal and
which were considered as personalty. An example follows:
Personalty
Real Estate
Land
Yard light @ Sta.
Main House
Storage Shed
If the Appraiser has any doubt as to which items should be included as real estate,
he should contact the MDOT Chief Property Officer for specific instructions.

24.

Important Dates: Immediately following the final estimate of damages, the appraisal
must show the following dates:
Date of inspection of the property:

Date owner contacted and advised of 23 MRSA §153-B(2) and 49 CFR §
24.102(c)(1):
Date value applies:
Date the appraisal is signed by Appraiser:
25.

Certification:
The attached "Certificate of Appraiser" shall be made a part of each appraisal and
should be located at the end of the individual appraisal.

Detailed Narrative Appraisal

CERTIFICATE OF APPRAISER
Town _______________________________ Parcel No. ________________County _________________
Owner ______________________________
Federal Project No. ___________________PIN: ______________
I hereby certify:
That I personally made a field inspection of the property herein appraised, and I have afforded the owner or a designated
representative the opportunity to accompany me on this inspection. I have also personally made a field inspection of the
comparable sales relied upon in making said appraisal. The property being appraised and the comparable sales relied
upon in making this appraisal were as represented in the appraisal or in the data book or report which supplements said
appraisal.
That to the best of my knowledge and belief, the statements contained in the appraisal herein set forth are true, and the
information, upon which the opinions expressed therein are based, is correct; subject to the limiting conditions therein set
forth.
That I understand that such appraisal may be used in connection with the acquisition of real property interests for a
project utilizing State of Maine and/or U. S. Department of Transportation funds.
That such appraisal has been made in conformity with the appropriate State laws, regulations, and policies and
procedures applicable to appraisal of real property interests for such purposes; and that to the best of my knowledge no
portion of the value assigned to such property consists of items that are noncompensable under appropriate established
law.
That this detailed appraisal assignment conforms to the specific provisions and guidelines of Title 49 Code of Federal
Regulations Part 24 and the Uniform Standards of Professional Appraisal Practice (USPAP).
That neither my employment nor my compensation for making this appraisal and report are in any way contingent upon
the values reported herein.
That I have no direct or indirect present or contemplated future personal interest in such property or in any benefit from
the acquisition of such property appraised.
That any decrease or increase in the market value of the real property prior to the date of valuation caused by the public
improvement for which this property is acquired or by the likelihood that this property would be acquired for such
improvement, other than that due to physical deterioration within the reasonable control of the owner(s), was disregarded
in determining the compensation for this property.
That I have not given consideration to, nor included in this appraisal, any allowance for relocation assistance benefits.
That I have not revealed the findings and results of such appraisal to anyone other than the proper officials of the Maine
Department of Transportation or officials of the U. S. Department of Transportation, and I will not do so until so authorized
by said State officials, or until I am required to do so by due process of law, or until I am released from this obligation by
having publicly testified as to such findings.
That my opinion of the market value of the property interests to be acquired as of the
day of
is $
, based upon my independent appraisal and the exercise of my professional judgment.

_________________
Date

2004,

_______________________________________
Signature

Part III - Addenda
1.

Sales Location Map
A.
B.

2.

The location of all sales should be clearly shown and numbered.
Project and/or subject property should be clearly shown.

Sales Data
The following items are the minimum required in all cases where applicable:
A.
Project and towns on all pages
B.
Photographs
C.
Location, town, zoning
D.
Grantor and grantee
E.
Book, page, sale date, type of instrument
F.
Sales price showing the date confirmed with the grantor and/or
grantee. Confirmation with an individual with first-hand knowledge who
represented or acted as an agent of any of the parties of the
transaction is acceptable if both the grantor and grantee cannot be
contacted. (Except for Waiver Valuation)
G.
Highest & best use at time of sale
H.
Date inspected
I.
Financing arrangements - State whether or not the financing affected
the validity of the sales price.
J.
Verified arms length (Except for Waiver Valuation)
K.
Tax map # and lot #
L.
Land:
Location
Sketch of property, if possible
Size & shape, including total area, frontage, and depth
Topography (general and in respect to road)
Utilities
Lot improvements
Sales price per unit value must be shown (if land sale)
M.
Building:
Building area-Perimeter sketch and interior layout if possible
Number of rooms and bath
Foundation data
Heating data
Interior data (floors, walls, built-ins, etc.)
General condition data (brief description at time of sale)
Functional matters (brief description)
Other buildings and condition (at time of sale)
Improvements added since purchase date

3.

R/W Plans, aerial photos, charts, zoning ordinances, soil data, etc.

Attachment Number 1
APPRAISAL REPORT
MAINE DEPARTMENT OF TRANSPORTATION
A.

The following is a list of frequently encountered items that are not compensable
under our State Law, and must not be included as elements of damage in appraisals
submitted to the Maine Department of Transportation.
1.
2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.
16.

B.

Removal costs and breakage of personal property.
Excess costs of securing new premises over and above market value of old
premises.
Damage expressed in terms of lost opportunity to secure an income, or
interruption of business.
Inferiority of new location.
The lack of acceptable substitute location.
Loss of good will.
Loss of profitable contracts.
Damages resulting from frustrations of contracts.
Loss of privacy.
Inconvenience to owner or occupant.
Speculative damages (Includes all of above.)
Decrease in value of business located on the premises.
Value to the taker.
Value to the owner.
Damages due to exercise of police power incorporated in design of new
facility.
Circuity of travel.

The following rule regarding benefits must be observed in any appraisal submitted to
the Maine Department of Transportation:
Special benefits, but not general benefits, may be set-off against any
severance damage to the remaining real property. In all cases, compensation
for the part taken, as it contributes to the whole property “Before the Taking”,
shall be provided.
If the appraiser has any questions on any of the above, he should contact the
Maine Department of Transportation Real Estate Services Manager.

C.

Any decrease or increase in the fair market value of real property prior to the date of
valuation caused by the public improvement for which the property is to be acquired,
or by the likelihood that the property would be acquired for such improvement, other
than that due to physical deterioration within the reasonable control of the owner(s),
shall be disregarded in determining the estimate of compensation for each property.

